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SUBJECT

Consideration of Plan Amendment Application No. A-16-005, Rezone Application No.
R-16-006, Development Permit Application No. D-16-031 and related Environmental
Assessment No. A-16-005/R-16-006/D-16-031, filed by Nick Yovino Jr. of California Land
Consulting, on behalf of Marcil Awad of Drew Court LLC. These applications pertain to
approximately +2.27 acres of property located on the south side of East Shepherd Avenue

between North Millbrook and North Cedar Avenues.
RECOMMENDATION

1.

RECOMMEND APPROVAL (to the City Council) of the adoption of the Mitigated
Negative Declaration prepared for Environmental Assessment (EA) No. A-16-005/R-
16-006/D-16-031 dated June 3, 2016 for purposes of the proposed project.

RECOMMEND APPROVAL (to the City Council) of Plan Amendment Application No.
A-16-005 proposing to amend the Fresno General Plan and Woodward Park
Community Plan to change the planned land use designation for the subject property
from Medium Low Density Residential planned land use to the Medium High Density
Residential planned land use designation.

RECOMMEND APPROVAL (to the City Council) of Rezone Application No. R-16-006
to rezone the subject property from the RS-4/UGM (Residential Single Family,
Medium low Density/Urban Growth Management) zone district to the RM-1/UGM
(Residential Multiple Family, Medium High Density/Urban Growth Management) zone
district.

RECOMMEND APPROVAL (to the City Council) of Development Permit Application
No. D-16-031 proposing a gated, 34-unit multiple family residential development in
three buildings with enhanced architectural features, including concrete roof tiles,
stucco and stone veneers, decorative railings and window treatments, and courtyards
central to each building. Landscaping for the project is dense along property lines to
promote privacy and within the project to compliment architectural features and a
colored concrete entry drive, landscaping, and wrought iron fencing along East
Shepherd Avenue., subject to the Conditions of Approval dated July 6, 2016.
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EXECUTIVE SUMMARY

Nick Yovino Jr., of California Land Consulting, on behalf of Marcil Awad of Drew Court LLC,
filed Plan Amendment Application No. A-16-005, Rezone Application No. R-16-006, and
Development Permit Application No. D-16-031 which pertain to + 2.27 acres of property located
on the south side of East Shepherd Avenue between North Millborook and North Cedar Avenues
in the City of Fresno.

Plan Amendment Application No. A-16-005 proposes to amend the Fresno General Plan and
the Woodward Park Community Plan to change the planned land use designation for the
subject property from the Medium Low Density Residential planned land use to the Medium
High Density Residential planned land use designation.

Rezone Application No. R-16-006 proposes to rezone the subject property from the RS-4/UGM
(Residential Single Family, Medium low Density/Urban Growth Management) zone district to
the RM-1/UGM (Residential Multiple Family, Medium High Density/Urban Growth Management)
zone district.

The plan amendment and rezone applications have been filed in order to facilitate approval of
Development Permit Application No. D-16-031 which proposes a 34-unit gated multiple family
residential development with enhanced architectural features, open courtyards, extensive
landscaping and carports.

PROJECT INFORMATION

PROJECT]| [See description above in executive summary

APPLICANT| [Nick Yovino Jr., of California Land Consulting, on behalf of Marcil
Awad of Drew Court LLC

LOCATION [1161 East Shepherd Avenue
APN: 403-021-03

Located on the south side of East Shepherd Avenue between North
Millbrook and North Cedar Avenues in Fresno, CA.
(Council District 6, Councilmember Brand)

SITE SIZE| |Approximately +2.27 total acres

LAND USE| [Existing - Medium Low Density Residential (3.6-6 units/acre)

Proposed - Medium High Density Residential (12—16 units/acre)
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ZONING

Existing - RS-4/UGM (Residential Single Family, Medium Low
Density/Urban Growth Management)

Proposed - RM-1/UGM (Residential Multiple-Family, Medium High
Density/Urban Growth Management)

PLAN DESIGNATION
AND CONSISTENCY|

The proposed RM-1/UGM (Residential Multiple-Family, Medium
High  Density/Urban  Growth  Management) zone district
classification for the subject property and the proposed
development of 34 multiple family residential units on the
approximately +2.27 acre property at a density of approximately 15
dwelling units/acre are consistent with the proposed Medium High
Density Residential (12-16 dwelling units/acre) planned land use
designation for the subject property.

ENVIRONMENTAL
FINDING

Finding of a Mitigated Negative Declaration dated June 3, 2016.

PLAN COMMITTEE

The District 6 Plan Implementation Committee recommended

RECOMMENDATION japproval of the proposed applications at its regularly scheduled
meeting held on April 18, 2016.

STAFF| |Recommend that the Planning Commission recommend approval

RECOMMENDATION o the City Council of: (1) The adoption of the Mitigated Negative

Declaration prepared for Environmental Assessment No. A-16-
005/R-16-006/D-16-031; (2) Plan Amendment Application No. A-
16-005; (3) Rezone Application No. R-16-006; and, (4)
Development Permit Application No. D-16-031 subject to
compliance with the Conditions of Approval dated July 6, 2016 and

the findings contained herein below.

BORDERING PROPERTY INFORMATION

Planned Land Use Existing Zoning Existing Land Use
RS-4/UGM
North Residential, Medium | Residential Single-Family, Medium- Single Family
Low Density Low Density/Urban Growth Residential
Management
RS-4/UGM
South | Residential, Medium Residential Single-Family, Medium- Single Family
Low Density Low Density/Urban Growth Residential
Management
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: o PIIUGM First Millbrook Baptist
East Public Facilities-Churchl pypjic and Institutional/Urban Growth Church
Management
identi i RS-S/UGM Single Famil
West ReS|dent|aI,.Med|um Residential Single-Family, Medium Rgsid entialy
Density Density/Urban Growth Management

ENVIRONMENTAL FINDING

An environmental assessment was prepared for this project in accordance with the
requirements of the California Environmental Quality Act (CEQA) Guidelines. This process
included the distribution of requests for comment from other responsible or affected agencies
and interested organizations.

Preparation of the environmental assessment necessitated a thorough review of the proposed
project and relevant environmental issues and considered previously prepared environmental
and technical studies pertinent to the Woodward Park area, including the Fresno General Plan
Master Environmental Impact Report (MEIR SCH No. 2012111015). These environmental and
technical studies have examined projected sewage generation rates of planned urban uses, the
capacity of existing sanitary sewer collection and treatment facilities, and optimum alternatives
for increasing capacities; groundwater aquifer resource conditions; water supply production and
distribution system capacities; traffic carrying capacity of the planned major street system; and,
student generation projections and school facility site location identification.

The City of Fresno has conducted an initial study of the above-described project and it has
been determined to be a subsequent project that is not fully within the scope of the Master
Environmental Impact Report (MEIR) prepared for the Fresno General Plan (SCH #
2012111015) as provided by CEQA, as codified in the Public Resources Code (PRC) Section
21157.1(d) and CEQA Guidelines Section 15177(c). Therefore, the Development and
Resource Management Department proposes to adopt a Mitigated Negative Declaration for this
project.

It has been further determined that all applicable mitigation measures identified within the
Fresno General Plan MEIR have been applied to the project, together with project specific
mitigation measures necessary to assure that the project will not cause significant adverse
cumulative impacts, growth inducing impacts and irreversible significant effects beyond those
identified by MEIR as provided by CEQA Section 15178(a). In addition, pursuant to Public
Resources Code, Section 21157.6(b)(1), staff has determined that no substantial changes have
occurred with respect to the circumstances under which the MEIR was certified and that no
new information, which was not known and could not have been known at the time that the
MEIR was certified as complete, has become available. Therefore, it has been determined
based upon the evidence in the record that the project will not have a significant impact on the
environment and that the filing of a mitigated negative declaration is appropriate in accordance
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with the provisions of CEQA Section 21157.5(a)(2) and CEQA Guidelines Section 15178(b)(1)
and (2).

Based upon the attached environmental assessment and with the project specific mitigation
imposed, staff has determined that there is no substantial evidence in the record that the
project may have a significant direct, indirect or cumulative effect on the environment and has
prepared a mitigated negative declaration for this project. A public notice of the attached
mitigated negative declaration finding for Environmental Assessment No. A-16-005/R-16-
006/D-16-031 was published on June 3, 2016 with no comments or appeals received to date.

BACKGROUND / ANALYSIS

Nick Yovino Jr., of California Land Consulting, on behalf of Marcil Awad of Drew Court LLC,
filed Plan Amendment Application No. A-16-005, Rezone Application No. R-16-006, and
Development Permit Application No. D-16-031 which pertain to + 2.27 acres of property located
on the south side of East Shepherd Avenue between North Millbrook and North Cedar
Avenues. The adjacent land use to the west and south are developed with single family
residences. North of the site, across Shepherd Avenue, is also developed with single family
residences. The 2+ acre property adjacent to the east is developed as a church.

The current application, Plan Amendment Application No. A-16-005, proposes to amend the
Fresno General Plan and Woodward Park Community Plan to change the planned land use
designation of Medium Low Density Residential to the Medium High Density Residential
planned land use designation. Rezone Application No. R-16-006 proposes to rezone the
subject property from the RS-4/UGM (Residential Single Family, Medium Low Density/Urban
Growth Management) zone district to the RM-1/UGM (Residential Multiple-Family, Medium
High Density/Urban Growth Management) zone district. The plan amendment and rezone
applications, along with a development permit application have been filed in order to facilitate
approval of a proposed 34-unit gated multiple family residential development with enhanced
architectural features, open courtyards, extensive landscaping and carports.

The project design incorporates a sufficient number of off-street parking stalls (both covered
and uncovered), open space that includes central open patio courtyards at each building, lush
landscaping in buffer areas, a palm motif landscaping surrounding buildings, and a multi-
textured attractive appearance for all exterior elevations.

The project proposes a total of 34 units, including 10 one-bedroom, 22 two-bedroom, and 2
three-bedroom units. The project requires 35 covered parking stalls, while the applicant
proposes 52 covered carports and 10 open parking stalls, totaling 62 parking spaces. Common
open space areas are equal to 38 percent of lot coverage. Spaces between buildings have
been afforded and designed in a manner which will provide opportunities for both passive and
active recreation for prospective residents and tenants; including paved courtyards at the
center of each building. Buildings are designed with enhanced architectural features, including
concrete roof tiles, stucco and stone veneers, decorative railings and window treatments.
Landscaping for the project is dense along property lines to promote privacy and utilizes a Palm
Tree motif within the project to compliment architectural features. A colored concrete entry
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drive, palm motif landscaping, and wrought iron fencing are proposed along East Shepherd
Avenue.

Land Use Plans and Policies

Fresno General Plan

As proposed, the project would be consistent with the Fresno General Plan goals and
objectives related to residential land use and the urban form:

Goal No. 7 of the Fresno General Plan encourages the City to provide for a diversity of districts,
neighborhoods, housing types (including affordable housing), residential densities, job
opportunities, recreation, open space, and educational venues that appeal to a broad range of
people throughout the City.

Goal No. 8 of the Fresno General Plan encourages the development of Complete
Neighborhoods and districts with an efficient and diverse mix of residential densities, building
types, and affordability which are designed to be healthy, attractive, and centered by schools,
parks, and public and commercial services to provide a sense of place and that provide as
many services as possible within walking distance. Healthy communities demonstrate efficient
development patterns providing for: Sufficient affordable housing development in appropriate
locations; A mix of land uses and a built environment that supports walking and biking;
Multimodal, affordable transportation choices; and, Safe public spaces for social interaction.

Goal No. 10 of the Fresno General Plan emphasizes increased land use intensity and mixed-
use development at densities supportive of greater transit in Fresno. Greater densities are
recognized as being achievable through encouragement, infrastructure, and incentives for infill
and revitalization along major corridors and in Activity Centers.

These General Plan Goals contribute to the establishment of a comprehensive city-wide land
use planning strategy and incorporate the following Objectives and Implementing Policies:

Objective LU-1 calls for the achievement of efficient and equitable use of resources and
infrastructure, and creation of an attractive living environment; Objective LU-2 calls for infill
development that includes a range of housing types, building forms, and land uses to meet the
needs of both current and future residents; Objective LU-5 calls for a diverse housing stock that
will support balanced urban growth, and make efficient use of resources and public facilities;
and, Implementing Policy LU-5-d promotes medium high density residential uses to optimize
use of available or planned public facilities and services and to provide housing opportunities
with convenient access to employment, shopping, services, and transportation.

The proposed project introduces and integrates elements of a compact community that
includes community open spaces, walkable access to parkland, commercial services and
transit stops in manner which affords a diversity of housing types and a wider range of
affordability in a compatible relationship. Community shopping centers are located with one-
half mile of the project site at East Shepherd Avenue and North Cedar Avenue on the east, and
at East Champlain Drive and East Perrin Avenue to the north. Sugarpine Trail aligns along
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Shepherd Avenue for walking and bicycling, and Fresno Area Transit stops are located nearby
on Shepherd Avenue. The project is located within 1,500 feet of Clovis West High School to
the south and Keith Tice Park and % mile of Layne Park. The demand for parks generated by
the project is within planned services levels of the City of Fresno Parks and Community
Services Department and the applicant will pay any required impact fees at the time building
permits are obtained.

The Fresno General Plan acknowledges that the sound planning principles for creating
Complete Neighborhoods anticipate and plan in advance all amenities needed in a
neighborhood to ensure quality and lasting property values before the residential units are built
instead of trying to piecemeal those amenities after the fact. The location of the subject
property adjacent to East Shepherd Avenue between North Cedar and North Millbrook
Avenues affords immediate access and proximity to the Shepherd Avenue activity corridor with
planned trail systems, transit stops, and a range of employment opportunities as well as both
existing and planned neighborhood and community serving retail services on three corners of
the major street intersection.

Commercial and office employment centers are located within one-half mile of the project site.
Easterly, an approximately 11-acre community commercial shopping center at the northeast
corner, and an 8+acre community commercial shopping center in the southwest corner of the
intersection of East Shepherd and North Cedar Avenues are developed. An additional
approximately 4+ acres of land is currently under development in the northeast corner of East
Champlain and North Hickory Drives. Northwest of the project site, at the intersection of East
Champlain Drive and East Perrin Avenue, 21+acres are developed as community commercial
and 9+acres are developed with office uses.

Therefore, the proposed amendment to change the planned land use designation of the
approximately 2.27-acre subject property from Medium Low Density Residential planned land
use to the Medium High Density Residential planned land use will not impact availability of
employment and/or commercial land uses to serve the area.

The proposed project effectively increases density within an area which has been historically
developed with residential tracts ranging from medium to medium-low densities. The location
of the proposed project intensifies activity along the Shepherd Avenue major street corridor
between existing and planned commercial development and lower density residential and office
uses thereby providing a land use and product which will afford diversity while remaining
compatible and complementary to adjacent development within the area.

Obijective UF-12 of the Fresno General Plan directs the City to locate roughly one-half of future
residential development in infill areas, defined as being within the City on December 31, 2012.
This project is considered infill development, given that the subject property was annexed to the
City of Fresno as part of Annexation No. 886, December 20, 1979.

Therefore, the proposed project introduces and integrates the characteristic elements and
benefits of a compact self-sufficient community, which includes walkable access to commercial
services, transit stops and open space amenities, thereby affording a unique opportunity for
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future residents to enjoy the convenient and healthy lifestyle of living within a Complete
Neighborhood.

Woodward Park Community Plan

Woodward Park Community Plan goals are directed toward (1) The provision of a diversity of
housing types, densities, and locations with respect to housing opportunities; (2) Providing for
balanced growth and efficient use of resources and public facilities; and, (3) Providing
maintenance of a safe, attractive, and stable community (Residential Uses — Goal 1-3). The
proposed project is within one-quarter mile of the intersection of East Shepherd Avenue and
East Champlain Drive, within one-third mile of the planned office/shopping center at East
Champlain Drive and East Perrin Avenue.

Therefore it is staff's opinion that the proposed project is consistent with respective general and
community plan objectives and policies and will not conflict with any applicable land use plan,
policy or regulation of the City of Fresno. Furthermore, the proposed project, including the
design and improvement of the subject property, is found; (1) to be consistent with the goals,
objectives and policies of the applicable Fresno General Plan and Woodward Park Community
Plan; (2) to be suitable for the type and density of development; (3) to be safe from potential
cause or introduction of serious public health problems; and, (4) to not conflict with any public
interests in the subject property or adjacent lands.

Public Resources

The Department of Public Utilities (DPU) has determined that adequate sanitary sewer and
water services are available to serve the project site subject to implementation of the Fresno
General Plan policies and the mitigation measures of the related Master Environmental Impact
Report and the construction and installation of public facilities and infrastructure in accordance
with Department of Public Works standards, specifications and policies. The proposed project
will be required to install sewer branches, and to pay connection and sewer facility fees to
provide for reimbursement of preceding investments in sewer trunks to connect this site to a
public system.

Implementation of the Fresno General Plan policies and the mitigation measures of the
associated Master Environmental Impact Report, along with the implementation of the Water
Resources Management Plan and the identified project related conditions of approval, which
include water main extensions within the proposed project and installation of services with
meters will provide an adequate, reliable, and sustainable water supply for the project’s urban
domestic and public safety consumptive purposes.

The project site is located within the city’s Urban Growth Management Area and shall comply
with the applicable service delivery requirements necessary to provide not less than the
minimum acceptable level of fire protection facilities and services appropriate for urban uses.
The City of Fresno Fire Department has conditioned the proposed project with requirements for
installation of public fire hydrants and the provision of adequate fire flows per Public Works
Standards, also with two sources water. Review for compliance with fire and life safety
requirements for the interior of proposed buildings and the intended use are reviewed by both
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the Fire Department and the Building and Safety Services Section of the Development and
Resource Management Department when a submittal for building plan review is made as
required by the California Building Code.

The Fresno Metropolitan Flood Control District has indicated that as a condition of the rezone,
the developer be required to mitigate the impacts of the increased runoff from the proposed
medium-high density residential land use to a rate that would be expected if developed to a
medium-low density residential land use. Drainage from the site shall be directed to East
Shepherd Avenue where conveyance infrastructure is located. When development permits are
issued, the subject site will be required to pay drainage fees pursuant to the Drainage Fee
Ordinance. The cost of the construction of Master Plan Facilities, excluding dedication of storm
drainage easements, is eligible for credit against the drainage fee.

Circulation Element Plan Policies and Major Street System Traffic Capacity

The subject site is comprised of approximately 2.27-acres of property located on the south side
of East Shepherd Avenue between North Cedar and North Millborook Avenues. The subject
property is located in close proximity to residential and commercial land uses which provide for
a pattern of development that is anticipated to have the potential to reduce the number of
average daily vehicle trips. Access to the site will be provided through the dedication and
improvement of East Shepherd Avenue alignment and a new private street to provide access to
the interior of the subject property. The East Shepherd Avenue access will include a gated
entrance/exit by remote or key pad and will serve residents, guests, and any service and/or
maintenance related trips.

Fresno General Plan Policy MT-2-i requires that all plan amendments prepare a Traffic Impact
Study (TIS). A Traffic Impact Analysis (TIA), dated May 2, 2016, was completed by JLB
Engineering, Inc. for the proposal to construct 34 multi-family residential units. The
development is expected to generate an average of approximately 226 average daily trips
(ADT). Of these vehicle trips it is projected that seventeen (17) will occur during the morning (7
to 9 a.m.) peak hour travel period and twenty-one (21) will occur during the evening (4 to 6
p.m.) peak hour travel period. The comparison of the projected trips over the existing trips is a
difference of 102 ADT's, seven (7) morning peak hour, and eight (8) evening peak hour trips.
The TIA found that the project would result in fewer than 226 vehicle trips per day, with 17 a.m.
and 21 p.m. peak hour trips, which does not exceed the 100 vehicle trips during any peak hour
estimated by the General Plan.

The Public Works Department, Traffic and Engineering Division in comments dated May 10,
2016 agreed with the TIA prepared for the project and indicated that the site is located in Traffic
Impact Zone (TIZ) Il which allows for 100 peak hour trips to be generated by a project before a
Traffic Impact Study is required. Because the proposed project is projected to generate less
than 100 peak hour trips, a full Traffic Impact Study was not required and the change in traffic
was considered to be negligible. However, required street improvements for new construction
will include: (1) Right-of-way and public easement dedications; (2) Repair all damaged and/or
off grade off-site concrete street improvements; (3) Underground all existing off-site overhead
utilities within project limits; and (4) Payment of applicable impact fees including, but not limited
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to, the Traffic Signal Mitigation Impact (TSMI) Fee, Fresno Major Street Impact (FMSI) Fee,
and the Regional Transportation Mitigation Fee (RTMF).

While there will be an increase in the amount of traffic on surrounding roads if the site is
developed as proposed when compared to the existing single-family developed lot, the
increases will not reduce the effectiveness or the performance of the circulation system. The
current circulation system was designed to serve the development of the project site. Since this
segment of East Shepherd Avenue was dedicated as a public street easement to afford access
to the subject property, the land use is proposed to change from single-family residential to
multi-family. Through the years of changes, and varying proposals, the traffic impacts of these
uses have been evaluated to ensure that East Shepherd Avenue and its surrounding roads are
sufficient to serve development of the site. This project does not introduce traffic levels above
what East Shepherd Avenue was planned to accommodate.

The area street plans are the product of careful planning that projects traffic capacity needs
based on the densities and intensities of planned land uses anticipated at build-out of the
planned area. These streets will provide adequate access to, and recognize the traffic
generating characteristics of, individual properties and, at the same time, afford the community
an adequate and efficient circulation system.

Setbacks, Landscaping, & Walls

The provisions of the RM-1 zone district of the new Development Code determine setbacks for
the project, subject to its surrounding uses. In this case, the adjacent single-family district along
the northern half of the western property line increase required setbacks. Minimum rear yards
of 20 feet, and side yards of 10 feet are required when a multi-family project is adjacent to
single family residences.

The proposed rear yard setback is 20-feet, the east side setback is 10-feet, and the west side
is between 20-feet at rear and 40-feet at front, while the front setback is 20 feet to back of curb
at East Shepherd Avenue. The applicant proposes carports set between the three proposed
buildings aligned east to west on the property and 10 feet off of the east property line adjacent
to the church use, while parking on the west side is located 20-feet to 36-feet from the property
line that abuts single family homes. The applicant proposes to landscape the 10 foot setback
buffer between buildings and carports on the east side, and the 10-foot average buffer on the
west side of the property. In addition, a 6-foot high concrete block wall is proposed on the east,
west and south property lines to afford privacy between the proposed multiple-family project
and existing church and single-family land uses.

A nearby resident at 1158 East Kelso Avenue has expressed concern regarding the proximity
of the proposed two-story multiple-family residences to be constructed within 20-feet of their
homes. Adjacent single-family residences that infringe upon the required rear yard setback
include:

Address Adjacent Location Setback Encroachment

1158 East Kelso Avenue south property line rear corner built 8-feet from
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property line -
1152 East Kelso Avenue south property line rear corner built 12-feet from
property line
1037 East Monticello Circle west property line rear wall built 14- to 16- feet from
property line
1039 East Monticello Circle west property line Rear corner built 12-feet from
property line
1053 East Monticello Circle west property line Rear corner built 14-feet from
property line

The existing setback deviations shown above were allowed using a ‘rear yard encroachment’ to
reduce the 20-foot rear yard setback required at the time of construction. However, rear yard
encroachments are no longer allowed under the Development Code.

The applicant proposes to install a six-foot tall concrete/masonry wall and dense landscaping
with irrigation in buffer zones to provide a noise and privacy barrier along property lines. The
proposed setbacks at 20-feet, wall and building placements are consistent with the
Development Code. Therefore, the proposed project is within the required setback.

Council District Plan Implementation Committee

The District 6 Plan Implementation Committee unanimously (3 absent) recommended approval
of the proposed applications at its regularly scheduled meeting held on April 18, 2016. There
were no comments from the committee and the project was approved as proposed.

Public Input

The applicant held a neighborhood meeting on June 22, 2016, and noticed property owners
within 500-feet of the subject property. The property owner provided an overview of the project,
including renderings of the development, followed by a question and answer session.
Approximately 22 individuals attended the meeting. Comments and questions centered on
concerns with setbacks, traffic, and construction impacts. The project proponent stated the
request meets the requirements of the Development Code.

In response to noticing of the Mitigated Negative Declaration for the project, a phone call
opposing the project was received from Kelly Zevenberger, the homeowner at 1158 East Kelso
Avenue, located immediately south of the subject property. Mr. Zevenberger expressed
concerns for the proposed two-story buildings overlooking his rear yard and suggested that a
rear-yard building setback greater than 20-feet be required.

Three phone calls were received by staff in response to the mailed notice for the July 6™, 2016
public hearing. The property owners asked general questions related to the proposed
development and noted concerns with traffic and asked about building heights. One caller had
questions but expressed no concerns with the project.

Plan Amendment and Rezone Findings

Based upon analysis of the application and subject to the applicant’s compliance with all of the
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conditions of approval noted, staff concludes that the following required findings of Section 15-
5812 of the FMC can be made.

FINDINGS PER FRESNO MUNICIPAL CODE SECTION 15-5812.

Finding A: | The change is consistent with the General Plan goals and policies, any operative
plan, or adopted policy;

a.As outlined in the “Land Use Plans and Policies” discussion above, the application is
consistent with the General Plan goals and policies, the Woodward Park Community Plan,
and other adopted policies.

Finding B: | The change is consistent with the purpose of the Development Code to promote
growth in orderly and sustainable manner, and to promote and protect the public
health, safety, peace, comfort, and general welfare;

b. As outlined in the “Land Use Plans and Policies” discussion above, the application is
consistent with the purpose of the Development Code to promote growth in an orderly and
sustainable manner, support infill development, and to promote and protect the public health,
safety, peace, comfort, and general welfare;

Finding C: | The change necessary to achieve balance of land uses desired by City to
provide needed housing or employment-generated uses, consistent with GP,
increase inventory of land within zone district to meet market demand.

c. The change in land use will achieve a balance of land uses desired by the City to provide
needed housing or employment-generated uses, consistent with the General Plan, as
Shepherd Avenue is already sufficiently developed with single-family residential uses. This
project provides an increased inventory of land within this type of zone district to meet market
demand for muiti-family housing in a manner which supports the Complete Neighborhood
Concepts included within the General Plan.

Development Permit Findings

Based upon analysis of the application included in this staff report and the associated
environmental assessment, and subject to the applicant's compliance with all of the conditions
of approval noted, staff concludes that the following required findings of Section 15-5206 of the
FMC can be made.

FINDINGS PER FRESNO MuUNIcIPAL CODE SECTION 15-5206.

The Director or Planning Commission may only approve a Development Permit application if
it finds that the application is consistent with the purposes of this article and with the following:

Finding A: | The applicable standards and requirements of this Code.
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a. The project, as proposed, meets the required setbacks for residences and from adjacent
single-family uses. Buildings, carports and parking stalls are located near the center of the
property and setback a minimum of 10-feet from the adjacent church use, and 20 to 40 feet
from adjacent residential uses in conformance with Development Code requirements. As
proposed, the project is in compliance with codified requirements for buffer landscaping which
necessitates planting and irrigation responsibilities for the property owner. Therefore, this
request to construct 34 multiple-family residences complies with the requirements of the
Development Code.

Finding B: | The General Plan and any operative plan or policies the City has adopted.

b. The proposed project is compliant with the goals and objectives of the Fresno General Plan
and Woodward Park Community Plan. These objectives include affording peace and privacy
to sensitive uses on neighboring property through the provision of appropriate interface and
adjacency standards between different land uses. The separation of multi-story structures
and carports from neighboring residential properties mandates that vehicular
access/circulation aisles and off-street parking facilities be afforded around the perimeter of
the subject property. Required setbacks for structures and parking stalls from interior property
lines have been incorporated into the project design.

Finding C: | Any applicable design guidelines adopted by the City Council; and

c. The project, as proposed, will not be detrimental or injurious to property or improvements in
the vicinity, and will not be detrimental to the public health, safety, general welfare, or
convenience, nor the preservation and conservation of open space lands. The granting of
approval will comply with design guidelines of the Development Code, including building
facade and design, building heights, parking lot configuration, and open space, while
affording appropriate interface adjacent to sensitive land uses.

Finding D:| Any approved Tentative Map, Conditional Use Permit, Variance, or other planning
or zoning approval that the project required.

d. There are no other required approvals other than the Plan Amendment and Rezone for
which separate findings have been made, above.

Development Permit Application No. D-16-031, subject to the recommended conditions of
approval, complies with the design and property development standards of the Fresno
Municipal Code. Based upon the plans and information submitted by the applicant and the
recommended conditions of project approval, staff has determined that these findings can be
made. Action by the Planning Commission regarding the plan amendment, rezone and
development permit applications is a recommendation to the Fresno City Council.

CONCLUSION

The appropriateness of the proposed project has been examined with respect to its consistency
with goals and policies of the Fresno General Plan and the Woodward Park Community Plan;
its compatibility with surrounding existing or proposed uses; and its avoidance or mitigation of
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potentially significant adverse environmental impacts. These factors have been evaluated as
described above and by the accompanying environmental assessment. Upon consideration of
this evaluation, it can be concluded that Plan Amendment Application No. A-16-005, Rezone
Application No. R-16-006, and Development Permit Application No. D-16-031 is appropriate for
the project site.

Attachments:

Exhibit A: Vicinity Map

Exhibit B: 2015 Aerial Photograph

Exhibit C: Public Hearing Notice Mailing List Vicinity Map

Exhibit D: Proposed Planned Land Use Map pursuant to Plan Amendment Application
No. A-16-005

Exhibit E: Proposed Rezone exhibit pursuant to Rezone Application No. R-16-006

Exhibit F: Exhibits for Development Permit Application No. D-16-031

Exhibit G: Draft Conditions of Approval for Development Permit Application No. D-16-

031 dated July 6, 2016; including memoranda from responsible or
commenting agencies.

Exhibit H: Environmental Assessment No. A-16-005/R-16-006/D-16-031, finding of a
Mitigated Negative Declaration dated June 3, 2016.
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Exhibit “B”
2015 Aerial Photograph
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Exhibit “C”
Public Hearing Notice Mailing List Vicinity Map
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Exhibit “D”
Proposed Planned Land Use Map
Plan Amendment Application No. A-16-005
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Plan Amendment Application No. A-16-005
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Exhibit “‘E”
Proposed Rezone Exhibit
Rezone Application No. R-16-006
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Exhibit “F”
Exhibits for Development Permit Application No. D-16-031
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Exhibit “G”
Draft Conditions of Approval for Development Permit
Application No. D-16-031 dated July 6, 2016; including
memoranda from responsible or commenting agencies




City of

EBE__Q‘-‘IQ\\[%
FNkEsisw Development and Resource Management Department
2600 Fresno Street, Third Floor Jennifer K. Clark, Director

Fresno, California 93721-3604
(659) 621-8277 FAX (559) 498-1026

July 6, 2016 Please reply to:
McKencie Contreras
(559) 621-8066

Nick Yovino, Jr.

California Land Consulting
nickjr@califonialc.com
Sent via email only

SUBJECT: DEVELOPMENT PERMIT APPLICATION NO. D-16-031 FOR PROPERTY
LOCATED AT 1161 EAST SHEPHERD AVENUE (APN: 403-021-03)

Dear Mr. Yovino:

Development Permit Application No. D-16-031, which proposes a 34-unit, gated multiple
family residential development with amenities such as enhanced architectural features, open
courtyards, extensive landscaping in buffer zones adjacent to single-family residences,
carports, and a block wall along shared property lines with adjacent properties on
approximately +2.27 acres of property on the south side of East Shepherd Avenue between
North Millbrook and North Cedar Avenues.

A Mitigated Negative Declaration has been prepared for Environmental Assessment No. A-
16-005/R-16-006/D-16-031 dated June 3, 2016 for purposes of the proposed project by the
Development and Resource Management Department. No additional environmental analysis
is required beyond what was analyzed by Environmental Assessment No. A-16-005/R-16-
006/D-16-031. The approval of this project is subject to compliance with the following
Conditions of Approval:

CONDITIONS OF APPROVAL

PART A -ITEMS TO BE COMPLETED

The following items are required prior to issuance of building permits or occupancy:

Planner to
check
when

completed

1.| Transfer all red line notes, etc., shown on Exhibits A, A-1, B-1, B-2, E-1, E-
2, E-3, E-4, E-5, R-1, R-2, R-3, F-1, F-2, F-3, F-4, F-5, F-6, F-7, F-8, and L
dated March 28, 2016, to corrected exhibits. Submit the corrected exhibits
for further review and approval. Please also review other
agency/department comments and revise site plan accordingly. Transfer all
comments and conditions on exhibits to the corrected exhibit(s) and submit
to planner at least 15 days prior to issuance of building permits.
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2.| Submit three copies of detailed, final landscaping and irrigation plans
prepared by a landscape professional, showing the number and types of
trees (differentiate between species), to the Development Services Division.
The type of landscaping is to be determined by the applicant and to
conform to minimum city standards. These plans must be reviewed and
approved prior to issuance of building permits. Hilary Kimber must
approve the revised landscape plan prior to issuance of building
permits. Contact Hilary Kimber at 559-621-1345 for questions.

3.| Landscaping must be in place prior to issuance of the certificate of
occupancy. A Hold on Occupancy shall be placed on the proposed
development until such time that landscaping has been approved and
verified for proper installation by the Development Services Division.

Prior to final inspection, a written certification, signed by a landscape
professional approved by the Director, shall be submitted stating that the
required landscaping and irrigation system was installed in accordance with
the landscaping and irrigation plans approved by the Development Services
Division, Development and Resource Management Department (see form,
attached).

4.| Prior to issuance of building permits, submit Community Facilities
District (CFD) Annexation Request and/or provide a Private Maintenance
Covenant as approved by the City to the Public Works Department, Traffic
and Engineering Division. Contact Ann Lillie at (659) 621-8690 or by email
at ann.llillie@fresno.gov for information and assistance.

5.| Deeds of easements for the required dedications must conform to the
format specified by the City and shall be prepared by the Applicant’s
Engineer per Public Works Department comments dated April 15, 2016.
Deeds require a two-month processing time and shall be completed (deeds
recorded) prior to issuance of building permits.

6. | Street Construction and Lighting Plans are required and shall be approved
by the City Engineer. All improvements shall be constructed in accordance
with City of Fresno Public Works Department Standards and Specifications.
All work shall be reviewed, approved, completed and accepted prior to
obtaining a Certificate of Occupancy.

7.| The Traffic Signal Mitigation Impact (TSMI) Fee, Regional Transportation
Mitigation Fee (RTMF) and Fresno Major Street Impact (FMSI) Fee shall be
paid as applicable per Public Works, Traffic and Engineering memorandum
dated April 15, 2016. Provide proof of payment or exemption prior to
issuance of building permits.

8. | Sewer facilities are available to serve the proposed project subject to:
Installing a sewer house branch(s); on-site sewer facilities being private;
abandoning any existing on-site septic systems; and the project developer
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contacting Wastewater Management Division/Environmental Services at
(659) 621-5100 regarding conditions of service for special users prior to
issuance of building permits.

0. | Water facilities are available to serve the proposed project subject to:
Installing water service(s) and meter box(es); on-site sewer facilities

remaining private; destructing any existing on-site well, and the project
developer providing a detailed water usage analysis per comments dated

April 25, 2016, subject to approval by the Director of Public Utilities
Services at (559) 621-5100 regarding conditions of service for special users
prior to issuance of building permits.

10. | Fire hydrants shall be installed and fire access lanes constructed and

maintained pursuant to comments from Fresno Fire Department dated April
25, and May 12, 2016. Show all Fire Department requirements (i.e. hydrant

locations, water mains, fire flow notations, fire lane widths and lane/curb
painting) on site plan prior to final site plan sign-off by Planning.

11. | Pay the required fees as stated in the memoranda from the Fresno
Metropolitan Flood Control District dated April 22, 2016 prior to issuance

of building permits. Provide proof of payment to the project Planner.

12. | Pay applicable development fees to the Clovis Unified School District prior
to issuance of building permits.

PART B — OTHER REQUIREMENTS

1) Planning/Zoning/Environmental Compliance Requirements

a)

b)

Development shall take place in accordance with the attached updated “Planning
Comments” from the Development Services Division, dated June 30, 2016, document
(attached) as applicable.

Development shall take place in accordance with the attached “Notes and
Requirements for Entitlement Applications” as applicable.

Development shall take place in accordance with the policies of the Fresno General
Plan and Woodward Park Community Plan.

Development shall take place in accordance with the RM-1/UGM (Residential Multi-
Family, Medium High Density/Urban Growth Management) zone district.

Comply with the operational statement for the proposed project dated March 28, 2016.

Comply with the mitigation measures of Environmental Assessment No. A-16-005/R-
16-006/D-16-031 dated June 3, 2016 (attached).
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2) City and Other Services

a) Development shall take place in accordance with the attached memoranda and letters
from City of Fresno Departments and partner agencies:

a)
b)
c)

d)

Development and Resource Management Department, Building and Safety
Services Division dated April 5, 2016;

Department of Public Works, Traffic and Engineering Services Division revised
memorandum dated April 15, 2016;

Department of Public Works, Traffic Engineering Manager dated April 15, and
May 10, 2016 regarding traffic impacts;

Department of Public Works, Traffic Engineering Division, CFD dated April 6,
2016.

Department of Public Works, Median Island Maintenance dated April 5, 2016;
Department of Public Utilities, Planning and Engineering Division Sewer Division
dated April 20, 2016;

Department of Public Utilities, Water Division dated April 1, 2016;

Department of Public Utilities, Solid Waste Management Division dated April 18,
2016;

Fresno Fire Department dated April 25, May 12, and June 9, 2016;

County of Fresno Department of Public Health dated April 5, 2016;

Fresno Metropolitan Flood Control District dated April 22, 2016 and Rezone No.
R-16-006 mitigation requirements dated April 22, 2016;

Fresno Irrigation District dated April 12, 2016; and

m) San Joaquin Valley Air Pollution Control District dated April 8, 2016.

3) Miscellaneous Requirements

a) Plans and permits are required.

b) Approval of this special permit shall be considered null and void in the event of failure
by the applicant and/or the authorized representative, architect, engineer, or designer
to disclose and delineate all facts and information relating to the subject property and
the proposed development including, but not limited to, the following:

i)

i)

ii)

All existing and proposed improvements including but not limited to buildings and
structures, signs and their uses, trees, walls, driveways, outdoor storage, and open
land use areas on the subject property and all of the preceding which are located
on adjoining property and may encroach on the subject property;

All public and private easements, rights-of-way and any actual or potential
prescriptive easements or uses of the subject property; and,

Existing and proposed grade differentials between the subject property and
adjoining property zoned or planned for residential use.

Approval of this special permit may become null and void in the event that
development is not completed in accordance with all the conditions and requirements
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imposed on this special permit, the Zoning Ordinance, and all Public Works Standards
and Specifications. The Development and Resource Management Department shall
not assume responsibility for any deletions or omissions resulting from the special
permit review process or for additions or alterations to construction plans not
specifically submitted and reviewed and approved pursuant to this special permit or
subsequent amendments or revisions.

APPEALS

Please be advised that this project may be subject to a variety of discretionary conditions of
approval. These conditions are based on adopted City plans and policies, those determined
through development permit review and environmental assessment essential to mitigate
adverse effects on the health, safety, and welfare of the community, and recommended
conditions for development that would on the whole enhance the project and its relationship
to the neighborhood and environment.

Discretionary conditions of approval may be appealed. All code requirements, however, are
mandatory and may only be modified by variance. Discretionary conditions of approval will
ultimately be deemed mandatory unless appealed verbally or in writing to the Fresno City
Council at scheduled public hearings. Action by the Fresno City Council with respect to
Development Permit Application No. D-16-031 is final.

BACKCHECK PROCESS

Please Note: To complete the back-check process for building permits relative to planning
and zoning issues, submit four copies of this corrected, final site plan, together with three
copies of the elevations, landscape, and irrigation plans, to McKencie Contreras in the
Development Services Division for final review and approval, at least 15 days before
applying for building permits.

It may be necessary to resubmit these “corrected exhibits” a second time if not all the
conditions have been complied with or are not shown on the exhibits. Once the “corrected
exhibits” are approved by the Development Services Division, please place these exhibits in
the plan check set and contact the Development Services Division, along with Traffic
Planning, to set up an appointment to signoff and stamp these exhibits. Please bring one
additional copy of the site plan exhibit(s) to this appointment so that the Development
Services Division has a final signed-off copy of the site plan.

Copies of the final approved site plan, elevations, and landscape plan stamped by the
Development Services Division must be submitted for unstamped copies of the same in each
of the sets of construction plans submitted for plan check prior to the issuance of building
permits.

The exercise of rights granted by this special permit must be commenced by three years form
the date of City Council approval. A permit granted under this Code shall automatically expire
if it is not exercised or extended within three years of its issuance pursuant to Section 15-
5013 if the Fresno Municipal Code. All improvements must be installed prior to the operation
of the proposed use. A time extension not exceeding one year beyond the initial three-year
period may be requested by applying to the Director at least 30 days prior to the expiration
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date of the permit. In no case shall the expiration period extend more than four years from
the date of final approval. In order to grant an extension, the Director shall make findings
pursuant to Section 15-5013-A-1, of the Fresno Municipal Code. All improvements must be
installed prior to the operation of the proposed use.

If you have any questions regarding this letter, feel free to give McKencie Contreras a call at
the number listed above.

Sincerely,

Lauren Filice, Planner Il
Development Services Division

Enclosures: Exhibits A, A-1, B-1, B-2, E-1, E-2, E-3, E-4, E-5, R-1, R-2, R-3, F-1, F-2, F-3,
F-4, F-5, F-6, F-7, F-8, and L dated March 28, 2016,
Review Agency Comments on A-16-005, R-16-006 and D-16-031
Notes and Requirements
Landscape Certification Form

CC: Marcil Awad (awadm33@gmail.com)




City of

EDECR)

B =K
2600 Fresno Street-Third Floor Development and Resource Management Department
Fresno, California 93721-3604 Jennifer K. Clark, Director

(659) 621-8277 FAX (559) 488-1020

Updated Project Comments from the Development Services Division
June 30, 2016

PROJECT DESCRIPTION

Plan Amendment Application No. A-16-005, Rezone Application No. R-16-006 and
Development Permit Application No. D-16-031 were filed by Nick Yovino Jr., of California Land
Consulting, on behalf of Marcil Awad of Drew Court LLC, and pertain to a 2.27-acre property
located on the south side of East Shepherd Avenue, between North Millborook and North Cedar
Avenues. Plan Amendment Application No. A-16-005 proposes to amend the Fresno General
Plan and the Woodward Park Community Plan from the Medium Low Density Residential planned
land use designation to the Medium High Density Residential land use designation. Rezone
Application No. R-16-006 proposes to amend the Official Zone Map to reclassify the subject
property from RS-4/UGM (Residential Single Family, Medium Low Density/Urban Growth
Management) to the RM-1/UGM (Residential Multi-Family Medium High Density/urban Growth
Management) zone district. Development Permit Application No. D-16-031 proposes a gated,
34-unit, multiple family residential development with ten (10) one-bedroom units, twenty two (22)
two-bedroom units and two (2) three-bedroom units ranging from 897 to 1489 square feet.
Proposed parking is sixty-two (62) parking stalls or 1.8 per unit, of which fifty-two (52) are covered.
Open space is at 38%, substantially higher than the minimum required. Front and rear yard
setbacks are at 20-feet, with side yards at 10-feet and landscaped. Building setbacks are a
minimum of 20-feet on the west property line adjacent to the rear yards of existing single-family
homes. A wrought iron fence is proposed along the Shepherd Avenue frontage and 6-foot high
masonry walls along other property lines.

APN: 403-021-03 ADDRESS: 1161 East Shepherd Avenue
GENERAL INFORMATION - General Plan land use designation is Medium Low Density Residential.

ZONING

Existing RS-4, Residential Single-family, Medium-Low Density per proposed new
“‘Development Code” zoning which corresponds to Residential Single-family,
Medium-Low Density planned land use.

Proposed RM-1, Residential Multi-Family, Medium Density — to allow 12-16 dwelling units
per acre.

PLANS - available on-line at: www.fresno.gov/code.

Community Plan | Woodward Park

Specific Plan n/a

Redevelopment | UGM, Urban Growth Management
PREVIOUS ACTIONS

Applications | Case 06-90006971 - Correction Notice for vacant building.
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Covenants/ None found.
Easements

Development | None found.
Agreements

Comment: Provide a current Title Report - provided.

As a condition of project approval - Disclose recorded information for all
easements in Site Plan notes,

TRACT MAP or | 2.27 acres, East 502.73-feet of lot 57, Perrin Colony No. 2, Except East 337.73-
LOT SPLIT feet.

PROPERTY DEVELOPMENT STANDARDS

Use the website below to access the Development Code (Chapter 15) to find more information on
zoning/property development standard requirements: www.fresno.gov/code.

USE PERMITTED - The requirements for the RM-1 zone district can be accessed here

Proposed Zoning — Pursuant to Fresno Municipal Code (FMC) Section 15-1002, Table 15-1002,
for the proposed RM-1/UGM (Residential Multi-family Residential District/Urban Growth
Management) zone district, multi-unit residential uses are permitted by right. The following analysis
of the RM-1/UGM zone district has been prepared for Application No’s. A-16-005, R-16-006 and D-
16-031:

NOTE - for requirements below ( ) indicates general requirements, * indicates special
standards/requirements, while ‘WCP’ indicates Woodward Community Plan requirements.

DENSITY AND MASSING STANDARDS, pursuant to FMC Section 15-1003, Table 15-1003,
apply:

LOT AREA - (§15-306) measured as lot width multiplied by lot depth - applicable to Single-family
Residential uses only:

Required | N/A — for Multi-family Residential see Population Density, below.

Proposed | 2.27 acres

LOT DIMENSIONS — (§15-306) measured as A. lot width, B. lot depth - applicable to Single-family
Residential uses only:

‘Required | N/A

Proposed | 165 feet wide, 602 feet deep

DENSITY - (§15-310) expressed as dwelling units per acre.

Permitted | RM-1 allows a maximum of 16 dwelling units per acre

Proposed | Calculated as: 16 units x 2.27 acres = 36 dwelling units maximum

The 34 units proposed are less than the dwelling unit maximum (14.97 du/acre).
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BUILDING HEIGHT - (§15-306) measured as average level of highest and lowest points where
vertical plane of exterior walls touch natural grade level of the site to highest point on roof or top of
parapet wall.

Woodward Park Community Plan Policy 1-3.8: Outdoor recreational areas, game courts, swimming
pools, and solid waste collection areas on property zoned for multiple-family residential uses shall
be oriented away from properties zoned or planned for single-family residential uses.

a. Multiple-family buildings greater than one-story (20 feet) in height shall be prohibited within 75
feet of property zoned or planned for single-family residential.

NOTE - According to FMC §15-104-B.4., Priority of Plans - a. “In the event of conflict between the
Code and any operative plan guidelines, this Code shall control”.

Permitted | A maximum building height of 40 feet is allowed.

Transition Standards apply where RM District abuts an RS Residential Single-
family District (west side of project site). Setback buildings 30 feet within 40 feet,
or 40 feet within 50 feet of an RS District.

Proposed | 2-story units, 20°6” tall for Building One.

Comment | As a condition of project approval - Provide 4 copies of full-sized Elevation
Sheets for Buildings No. 2 and 3.

SITE DESIGN DEVELOPMENT STANDARDS - Pursuant to Section 15-1004

Required | §15-1004, Transition Standards apply to all structures in an RM District adjacent
to RS District as follows:

1. Height — 30 feet within 40 feet, and 40 feet within 50 feet of adjacent RS district.
2. Setbacks — Front = 13 feet within 50-feet of an RS district; Interior Side = 10 feet;
Rear = 20 feet from the RS district.

3. Landscape - 5 foot wide along all RS district boundaries — see table below.

4. Screening — required for multi-story buildings within 50 feet of side/rear yards of

RS district properties and include alternating window/balcony placement, wing
walls/louvers, glass block etc.

Proposed | 2-story residential buildings at 206" height.

YARDS - (§15-313) Setbacks measured as: A. Front and B. Garage from back of sidewalk; C.
Interior Side from property line, Street Side from back of sidewalk.

§15-1003 Setbacks for the RM-1 zone are shown in the following table:

Required Building Setback Proposed Building Setback
Front 20’ Front 20 feet
(Shepherd Ave.)

Interior Side 10’ total, min. 4’/side Interior Side | 10+ feet
(east)

Interior Side 10’ total, min. 4'/side Interior Side | 50+ feet
(west)
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Rear 20" min. Rear 20 feet
Alley 3’ min. Alley N/A
Parking 30’ min. - from back of Parking 30 feet from curb
sidewalk/curb (N/A to
parking behind building)

Landscape Setbacks - §15-1004-A.3 where an RM District abuts an RS District, a landscape
setback is required on the RM zoned property pursuant to Table 12-2305-C.1 Required Landscape
Buffers — Buffer Yard Type 1 requires: 2 large trees, 2 small-medium trees, 6 large shrubs and 8
small-medium shrubs per every 100 linear feet of buffer yard. See table above for area required.

Required Landscaping Setback Proposed Landscaping Setback
Front Type 1, 13 feet Front 20 feet

Interior Side Type 1, 10 feet Interior Side | Variable - 9 to 12 feet
(west) (15, 6-foot masonry wall)

Interior Side Type 1, 10 feet Interior Side | 10+ feet

(east)

(15, 6-foot masonry wall)

Rear Type 1, 10 feet Rear 20 feet
(15, 6-foot masonry wall)

SPACE BETWEEN BUILDINGS

Main 15-704-B Side Setbacks for Attached Dwellings — side setbacks apply only to ends
Buildings | of buildings, and are not required between attached buildings.

Accessory | N/A
Buildings

Garages Measure as for dwelling unit where garages are attached to dwelling units.

LOT COVERAGE - measured pursuant to §15-311 and 317.

Required | Table, §15-1003 for RM-1 District:
Frontage Coverage = minimum 50% of area between the minimum and maximum
front setback area.

Lot Coverage = maximum 50% of lot.
On-site Open Space = minimum 20% of lot area.

Proposed | Lot coverage of 35.4%, as shown in site plan notes.

As a condition of project approval - Provide frontage coverage calculation
and illustrate on Site Plan.

FENCES, HEDGES, WALLS - §15-1606-D. for Multi-Single Family Homes, when on a lot in a
block with parcels zoned for single-family uses, fencing shall comply with §15-1606-C, as follows:
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Required

1.a. Front Yards — Wrought iron/ tubular steel = 4 feet high, open a minimum of
80% to allow air passage. All other materials = 3 feet high maximum.

1.b. Other Yards — All materials - up to 6 feet in height on property lines, not to
exceed 6 feet in height.

L. Materials — 1.b. Limit chain link fencing along i. major street, and ji. Along street-
facing yards in developments containing 6 or more units.

P.1. Exceptions — Walls used to mitigate noise may exceed the standard per §15-
1607, Walls for noise attenuation, required by §15-2106.

Proposed

A 6-foot high wrought iron fence with vehicle and pedestrian gates is proposed, set
back from 20-feet to 60 feet from the front property line, on the 20-foot front yard
setback. Vehicle gate is 100-feet back from the property line.

A 6-foot high masonry wall is proposed along the property line at the northeast
corner, 20-feet back from the front property line. Masonry wall continues
uninterrupted along the east, south (rear) and west property lines to terminate at
the northwest corner. The wall shall drop to 3-feet in height within the front yard
setback area.

OFF-STREET

PARKING - §15-2000-2016.

Required | Table §15-2008, Multi-Unit Residential dwellings require the following number of
Vehicle Parking spaces per unit:
Studio = 1 space; 1 or 2 bedroom = 1 space; 3 or more bedrooms = 1.5 spaces.
One additional uncovered guest parking space must be provided for every 2 units.
Required | §15-2028, Bicycle Parking is required as follows:
A.1.a. Short-term bicycle parking is required to serve guests and visitors to a site
when there is new development
B.1.a. Long-term bicycle parking is required to serve residents, 2. per Table 12-
2028-D at a rate of 1 bicycle space per 15 units, not required if units provide
individual garages.
Parking Tenant — 32, 1 & 2 bedroom x 1 = 32 parking spaces and 2, 3-bedroom x 1.5 =3
Calc.: parking spaces = 35 covered parking stalls required.
Visitor - 34 units/2 units = 17 uncovered stalls required.
35/15 = 2.33 or 2 bicycle parking spaces required.
Proposed | Vehicle: 3 - 9x20-foot open visitor parking stalls; 7 - 9x19-foot open/uncovered
stalls; and 52 - 9x19-foot covered stalls/carports.
Bicycle: 4 bicycle stalls shown.
Comment | Show typical dimensions of parking stalls on the Site Plan that conform to

City Standards — provided.

As a condition of project approval — Show 10 additional uncovered parking
stalls on the Site Plan (may convert the additional covered stalls shown on site
Plan).

ON-SITE OPEN SPACE
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Required

§15-1004-D, Minimum on-site open space of 20% is required for RM-1 zone
district, based on lot size per Table 15-1003.

§15-1004-D-1. A minimum of on-site open space may be met as follows:

Private space: required for no less than 50% of units, with dimension of no less
than 4-feet and area no less than 32 square feet. Table 15-1005-F - Ground floor
30’ from street per Porches, above ground floor 30’ from street per Balconies.

Common space: dimension no less than 20-feet and area no less than 1,000
square feet. 40% as active space for sites over 1 acre, with not less than 80%
open to sky.

Public Plaza: dimension no less than 20-feet and area no less than 500 square
feet. Full access from public right-of-way and locate in front of building, with public
view unobstructed.

Proposed

All units have patios or balconies measuring from 9'x13’ or 117 square feet (sf.) to
12'x16’ or 192 sf., with most at 11'x15’ or 165 sf.

Common areas include 3 courtyards at 2,500, 2,500 and 2,275 square feet, while
38% of the project site is landscaped open space and outdoor walkways.

STORAGE

Required

§15-1004-E Each dwelling unit shall have at least 120 cubic feet of enclosed,
weather-proofed, and lockable private storage space. A garage, dedicated to a
specific dwelling unit, may be used to satisfy this requirement. Private storage
spaces shall be constructed of similar building materials as the dwelling unit and
shall not be located underneath carports. Storage shall be accessible and deemed
usable by the Director.

Proposed

None shown.

Comment

As a condition of project approval — Show storage areas for each dwelling
unit on Site and/or Floor Plans.

ACCESS

Required

Pedestrian Access - §15-1004-E, must be provided on-site according to:

1. Flexibility Options — applicant to demonstrate that the project meets the following
goal: a. Provide sufficient opportunities for residents to walk to nearby amenities,
services and transit facilities.

2. Certainty Option - a. Common entrances to internal pedestrian paths shall be
provided at the rate below, with entrances protected by a portico, canopy, or alcove
no less than 4-feet deep. ii. No less than 1 per 600 feet of linear street frontage are
required outside of priority areas.

b. Direct entrances to individual dwelling units adjacent to a public street shall be
provided at a rate of 1 per 75 feet of linear street frontage.

Proposed

Separate pedestrian walkway connecting buildings, parking and common areas
constructed of concrete with colored and salted finish.
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Required

Vehicular Access — Design of entrance driveways, external and internal traffic
lanes is pursuant to Fire and Public Works Department Standards.

§15-2017 Parking Lot Access, includes driveway design, location, throat length,
size of parking spaces and maneuvering aisles, spaces abutting fences or walls,
and size dimensions;- C. Residential driveway length for driveways providing direct
access from a public street to a garage or carport shall be at least 20 feet in depth.
A.2. When property has access to more than 1 street access is limited to the lowest
volume street.

3. Access to major streets to be spaced to provide reasonable access and
maximize traffic safety and flow.

4. Access safety and control to be determined by the City Engineer.

D. Parking spaces shall not be located within 20 feet of an access driveway,
measured from the property line.

E. Driveway “throat length” shall be designed to prevent vehicles from backing into
flow of traffic on public street, design subject to City Engineer.

H. Size of parking spaces and maneuvering aisles shall meet the minimum
dimensions established by the Public Works Director (Public Works Standards).

I. Parking spaces abutting a wall or fence no higher than 0.5 feet shall be increased
by 2 feet in depth on each obstructed side.

J. Minimum inside dimensions for residential garages and carports:

1 Car = 10 feet wide by 20 feet long; 2-car = 20 feet wide by 20 feet long; 3+ cars =
9 feet wide by 19 feet long per space. Vertical clearance not less than 7 feet 6
inches.

Proposed

Single 2-lane, 20’ deep x 30’ wide driveway located in northwest corner accessing
E. Shepherd Ave.

§15-2022 Circulation and Safety A. Landscaping in planters at end of parking
aisles shall not impair sight line of drivers and pedestrian cross-traffic. Mature
trees shall have a clearance of 8 feet from parking lot surface. Other plant material
shall not exceed 30 inches in height.

B. Parking lots shall be designed so that sanitation, emergency, and other public
service vehicles can provide service without backing or making dangerous or
hazardous turn movements, as determined by the Review Authority.

C. Separate vehicular. and pedestrian circulation systems shall be provided: 1.
Multi-unit developments of 5 or more units must provide pedestrian access that is
separate and distinct from driveways.

Proposed

Unidentified medium water use shrub area at entry driveway with trees 70-feet from
driveway.

FACADE DESIGN DEVELOPMENT STANDARDS - §15-1005

Required

A. Flexibility Option — The applicant must demonstrate to the satisfaction of the
Review Authority that the project meets the following goals:

1. Present an attractive appearance to public streets.

2. Be aesthetically and functionally compatible to the nearby development context.
3. Demonstrate a high level of quality.

4. Support the growth in value of surrounding properties.
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Required

B. Certainty Option - Street-facing fagades for buildings adjacent to a public street
shall comply with the following standards. Other fagades shall not be subject to
these standards.

1. Building Length Articulation - At least one projection or recess will be provided
for every 50 horizontal feet of wall.

2. Building Materials and Finishes - Materials shall present a durable and attractive
appearance through high-quality materials, finishes, and workmanship - at least
two cladding materials (excluding roof and foundation); and at least three exterior
colors.

3. Window Design — a. Glazing Ratio of street-facing facades shall have an overall
wall composition of at least 20% glazing, but no more than 60% glazing.

b. Vertical Proportion - at least 70% of all window openings shall have a vertical
proportion, in which their height exceeds their width by 25% or more. Openings
divided by muntins of 4-inches or more in width shall constitute separate openings.

c. Window Depth - trim at least one inch in depth must be provided around all
windows, or windows must be recessed at least 2-inches from the plane of
surrounding exterior wall. For double-hung and horizontal sliding windows, at least
one sash shall achieve a 2-inch recess.

4. Fagade Alignment — a.i. Vertical Alignment — With the exception of mansard
roofs, cornices, and other such features, facades shall be oriented vertically and
shall have no slope. li. Horizontal Alignment — With the exception of bay windows
and similar features, facades that are located within 30 feet of a public street shall
run parallel or perpendicular to said street.

5. External Stairs, Corridors, and Hallways.

In the priority areas, external stairs, corridors, and hallways that are located within
30 feet of a public street must be architecturally integrated into the building design.
6. Balconies. If balconies are provided, they shall not be grouped together into a
continuous band across the facade. No more than two balconies shall be
contiguous. Each balcony or group of two contiguous balconies shall be distinct
and shall have at least six feet of horizontal separation from any other balcony.

F. Fagade Elements — Development shall incorporate a minimum of one of the
following Fagade Elements into front and street side building facades:

b. Not required outside of priority areas.

Proposed

Facade details shown on plan sheets comply with the Certainty Option as follows:

Street-facing facades include 4-foot projection every 20-feet or less, complimentary
details and materials, wall finishes include stucco, rock and diagonal wood siding,
with recessed windows above projecting sills and tile roof. Buildings run parallel to
street. External entrances, corridors and stairways are set back at least 55-feet
from street.

OUTDOOR ADVERTISING - per §15-2201 — 2223.

Permitted

§15-2203 Exempt Signs — A. Address and name plates. Each residence may post
1 address sign and 1 name plate, with display faces per Article 52, Street Names &
Addressing.

Table, §15-2209 — none indicated, §15-2210 Signage Allowances for Specific Uses
— Multiple-family residential not included.
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Proposed

One monument sign shown at front driveway, with notes for sign to conform to
building design on site plan.

LOADING SPACES - Not required for residential uses.
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LANDSCAPING - §15-2305 Area to be Landscaped

A. Parking Areas. Parking areas shall be landscaped in compliance with Article 24, Parking and
Loading.

B. Required Setbhacks.

1. All Districts. For permitted paved areas, refer to the underlying Base District.

3. Four or More Dwelling Units: All required setbacks, except for areas used for exit and entry, shall
be landscaped.

C. Lot Perimeters. Landscape buffers shall be installed and maintained along side and rear lot
lines between differing land uses, in accordance with the sections of this article and the following
standards:

1. Required Landscape Buffers - for multi-family residential adjacent to single-family residential is
Type 1, per Table 15-2305-C-1, which requires 2 large and 2 small-medium trees; and 6 large and
8 small-medium shrubs for each 100 linear feet of buffer yard.

D. Landscape Setback - All areas between site perimeter walls/fencing and lot lines facing a street
shall be landscaped. Landscaping shall be installed and maintained in accordance with the
sections of this article and the following standards:

1. Planting areas more than 10 feet in width shall be planted with medium and large trees and
medium and large shrubs to span the entire length.

2. Planting areas 10 feet or less in width shall at the very least be planted with small trees and
small to medium size shrubs to span the entire length.

3. Vines may be included for areas adjacent to concrete or masonry walls.

4. The landscape design shall provide total wall/fence screening from top to bottom for the entire
length within five years.

5. Trees shall be planted so the canopies could touch for the entire length within fifteen years.

E. Building Perimeters - 1. All portions of a building that face a public street shall have one or
more landscape planters installed along a minimum of 20 percent of that building face.

2. The minimum width of the planter shall be three feet. Planters may be raised or at grade and
may include potted plants.

G. Public Property. Refer to Chapter 13, Article 3, Street Trees and Parkways for street tree,
parkway (park strip), and median island requirements in public property.

Also see §15-2306 Landscape Design Standards and §15-2307 General Landscaping Standards

Transition Standards - §15-2305-C

A. Parking Areas per §15-2021 - Trees required for parking lots are in addition to trees required
elsewhere on the site. A. Number of trees in residential districts. 1. Multiple-family Residential =
Provide 1 tree for each unit = 34 trees required.

1 tree per each uncovered parking space = 17 trees required in parking lot.

B-3. Multiple residential uses with 4 or more dwellings - indicates all required setbacks except for
entry/exits, as follows:

C. Lot Perimeters — Landscape buffers shall be installed and maintained along the side and rear lot
lines between differing land uses, in accordance with the sections of this article and the following
standards:

Table 15-2305-C-1 Landscape Buffer ‘Type 1’ requires a minimum buffer yard of 10-feet wide.

Table 15-2305-C-2 requires Buffer Yards to be planted with 2 large & 2 small to medium trees, 6
large & 8 small to medium shrubs for every 100 linear feet. At 1,312 feet, an average of 4
trees/100-feet (13.12 x 4) = 52.48 for 53 trees required in buffer. Trees per unit may be included.

Total Number of Trees required = 17 + 53 = 70 Trees required
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Proposed | Landscape Plan notes show 92 trees, comprised of 25 medium-large and 67
medium tree ‘equivalents’ (83 small + 51 palm = 134 + 25 = 159 trees total). A
total of 68 evergreen trees are shown in the 10-foot buffer measuring 1,312 feet, an
average of 1 tree every 19 feet. Another 63 mixed trees are shown in parking
areas, with 11 mixed palm trees in courtyards and at the property frontage.




Initial Comments/Conditions
1161 E. Shepherd Avenue
June 30, 2016 Page 12

SUMMARY AND OTHER COMMENTS /REQUIREMENTS

A. Miscellaneous

(1) Provide shade calculations on the final Landscape Plan (condition of approval) as a for
parking lot shading in accordance with the attached Development Department,
Performance Standards for Parking Lot Shading, including tree species and tree counts.

(2) See the attached Notes and Requirements for Entitlement Applications for additional
general notes and requirements for development applications.

(3) Any development agreements, covenants or easements, etc. required for previous
development of the project site will be required for review, and must be dedicated and/or
recorded prior to any further development approval.

B. Local Plans and Policies

(1) Fresno General Plan
¢  Subject to General Plan Design Guidelines (attached)

Urban Form, Goal 7 — provide for a diversity of districts, neighborhoods, housing types
(including affordable housing) residential densities, job opportunities, recreation, open space,
and educational venues that appeal to a broad range of people throughout the City.

Urban Form, Goal 10 — Emphasize increased land use intensity and mixed-use development
at densities supportive of greater use of transit in Fresno.

The proposed project will provide a housing type that is comparable to the surrounding
neighborhood, at a higher density and intensity of land use than adjacent single-family
residential zone to the west and the church property to the east. The project, as proposed will
provide a buffer between the church use and the lower density single-family residential zone.

(2) Woodward Park Community Plan —

Goal 1.3 — Plan for a diversity of residential types, densities, and locations in order to achieve
plan goals with respect to providing housing opportunities, balanced urban growth, efficient
use of resources and public facilities, and maintenance of a safe, attractive, and stable
community.

e Policy 1-3.5 — Medium density residential planned developments are appropriate for those
sites that meet some, but not all, of the criteria for medium-high density residential use.
An increased density, together with design flexibility, will facilitate the desirable and
compatible development of a difficult parcel without reducing the level of service provided
by planned public facilities.

The project site has direct access to a major street, does not pass through adjacent
neighborhoods, is adjacent to a neighborhood that is below planned density, and public
facilities and services are available to serve the project.

e Policy 1-3.8 — The following design guidelines shall be considered for application to all
multiple-family residential development entitlements adjacent to land that is designated
for single-family residential use. These measures are not prescriptive and may be
modified where determined appropriate by the City of Fresno in order to best serve the
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health, safety, and welfare of the community. These measures may be waived where the
adjacent single-family residential designated land is developed with or approved for a
non-residential use.

a. QOutdoor recreational areas, game courts, swimming pools, and solid waste collection
areas on property zoned for multiple-family residential uses shall be oriented away
from properties zoned or planned for single-family residential uses.

b. Parking areas, carports, garages, accessory structures, and access drives shall be
separated from abutting properties zoned or planned for single-family residential use
with a landscaped setback 15-feet wide in conjunction with a solid masonry wall six-
feet high on the property line.

c. Multiple-family buildings greater than one-story (20 feet) in _height shall be prohibited
within 75 feet of property zoned or planned for single-family residential.

The Development Code is the controlling document over other plans according to FMC §15-
104-B.4. Priority of Plans, item a. which states “/In the event of conflict between the Code and
any operative plan guidelines, this Code shall control”.

Goal 5-1 — Provide an adequate supply of sound, affordable housing to meet the housing
needs of the area.

o Policy 5-1.2 - Facilitate the development of new elderly housing projects that are
accessible to public transportation and services. Elderly housing projects shall not be
converted to nonelderly housing.

FAX route 58 traverses along N. Millbrook at E. Shepherd Avenue, 780 feet to the west of the
project site, one of few bus routes in this northern area of Fresno.

Use the following links to review City development regulations and requirements:

Fresno Citywide Development Code

General Site Regulations — Article 20 and Standards, Specifications, and Standard Drawings of the
City of Fresno Public Works Department.

Landscaping — Article 23

Parking & Loading — Article 24, and City of Fresno Parking Manual.

Performance Standards — Article 25

Notes and Requirements for Entitlement Applications —
https://www.google.com/url?g=http://www.fresno.qov/NR/rdonlyres/433BBBE5-0F 16-4240-9F D8-
49F73F23DEEC/0/GeneralNotesandRequirementsv611714.pdf&sa=U&ved=0CAQQFjAAahUKEwjOs

LEgNTHAhXRBplIKHeiFAN8&client=internal-uds-cse&usg=AF QiCNHN-zRN2t-
JtZafwzOOnzCzXMMVSg

General Plan Guidelines -
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https://www.google.com/url?g=http://www.fresno.gov/planningdocs/Policies/F20 .pdf&sa=U&ved=0CAc
QFjABahUKEwid5rP5p9THAhXDEZIKHUVmMAZ4&client=internal-uds-
cse&usg=AFQ|CNG99r5WzYLC4nLYeRpNImh8HXEDAUQ

Fire Department Standards - Development Standards for Access and Hydrants for the City of Fresno

Public Works Department - Standards, Specifications, and Standard Drawings of the City of Fresno
Public Works Department.

Solid Waste Receptacles - constructed to standard.
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FIRE DEPARTMENT

DATE:

TO:

FROM:

SUBJECT:

May 12, 2016
LAUREN FILICE, Planner Ill

Development and Resource Management Department

LESLIE FORSHEY, Senior Fire Prevention Inspector
Fire Department, Community Risk Reduction Unit

1161 E SHEPHERD, A-16-005, D-16-031
APN: 403-021-03

The Fire Department’s conditions of approval include the following:

oo
2. (
3. (
4. (
5. ¢

)
)

)

This project was reviewed by the Fire Department only for requirements related to water
supply, fire hydrants, and fire apparatus access to the building(s) on site. Review for
compliance with fire and life safety requirements for the building interior and its intended
use are reviewed by both the Fire Department and the Building and Safety Section of
DARM when a submittal for building plan review is made as required by the California
Building Code by the architect or engincer of record for the building.

All revisions to plans shall be called out with a cloud or della.

If you have questions and would like more information regarding FFD Development
Policies please see the following:

hitp://www. [resno.gov/Government/DepartmentDirectory/ive/FirePreventionandInspection
s/policies.htm

Provide approved police/fire bypass lock (“Best” padlock model 21B700 series or electric
cylinder switch model 1W7B2) on drive access gate/s. All electrified gates shall be
equipped with both the Best electric cylinder lock 1W7B2 and “Click to Enter” system. A
Knox padlock may not be used in place of the Best padlock model 21B700. Gates/fences
shall not obstruct minimum width required for fire lanes.

Install on site hydrant(s) with a minimum 8 inch main and a fire flow of 2500 GPM. See
plan for location(s). Sprinklered apariments. Public and private hydrants for multi-family
dwellings are spaced a maximum of 450 feet apart. Mark the placement of the hydrants on
the site plan.



7.0 )
8. ()
9. ()
10. ()
1. ()
12. ()

Note on plan: Fire hydrants and access roads shall be installed, wested and approved and
shall be maintained serviceable prior to and during all phases of development. The 4 1/2”
outlet shall face the access lane.

Note on plans: Access roadways shall be constructed within 10° of the fire hydrant.

Note on plan: All construction work on this project is subject to interruption if the road
system becomes impassable for fire apparatus.

Note on plan: All required [ire access lanes shall be provided and maintained with an
approved “all weather” surface capable of supporting 80,000 lb. vehicles (minimum 4” of
base rock over compacted or undisturbed native soil or per approved engineered plans)
year-around and during all phases of development with 24 feet minimum width or other
approved method that would prevent shoulder degradation.

Turnarounds shall be identified as fire lanes.

Provide note on site plan: Provide sign(s) (17 ”x22”” mininum) at all public entrance drives
to the property which state “Warning — Vehicles stopped, parked or left standing in fire
lanes will be immediately removed at owner’s expense — 22658(a) California Vehicle Code
— Fresno Police Department 621-2300.”

Curbs designated as “Fire Lane” shall be painted red and have “Fire Lane” stenciled in
minimum 3” white letters every 50° or portion thereof. For requirements see policy 403.5 at
the link listed in comment #3. See the yellow highlighted areas on the plan for the Fire
Lane designation.
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May 10, 2016

Lauren Filice

Development and Resources Management Department
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SUBJECT: REVIEW OF THE TRIP GENERATION ANALYSIS DATED MAY 2, 2016 FOR
THE PROPOSED REZONE AND GENERAL PLAN AMENDMENT FOR THE
PROPERTY LOCATED AT 1161 EAST SHEPHERD AVENUE
TIS 16-006, A-16-005, R-16-006, D-16-031

PROJECT ANALYSIS OVERVIEW

We have reviewed the Trip Generation Analysis prepared by JLB Traffic Engineering, Inc. for
the proposed Rezone and General Plan Amendment (GPA), “project”, for the property located
at the 1161 East Shepherd Avenue. The project proposes to construct a 34-unit apartment
development on an approximately 2.27 acre site. The proposed project site is currently zoned
RS-4/UGM (Residential Single Family, Medium Low Density/Urban Growth Management) and
is designated as Medium Low Density Residential in the General Plan. The proposed rezone
would reclassify the property to the RM-1/UGM (Residential Multi-Family Medium High
Density/Urban Growth Management) zone district and the GPA would amend the land use
designation to Medium High Density (RM-1/UGM). A single family dwelling unit currently exists
on the proposed project site.

Vehicle trips projected to be generated by the project were calculated using the ITE Trip
Generation Manual, 9" Edition. A comparison of the projected trips to be generated with the
original and proposed zoning/land use is shown in the following table.

Weekday
AM PM
Land Use Size ADT Peak Hour Peak Hour
In | Out | Total | In | Out | Total
Existing GP Designation
Single Family Dwelling 13 DU 124 3 7 10 8 5 13
Units (ITE Code 210)
Proposed GP Designation
Apartments 34 DU 226 3 14 17 14 7 21
(ITE Code 210)
Difference 102 0 7 7 6 2 8

DU = dwelling units
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The project site is located in Traffic Impact Zone (T1Z) lil. Traffic Impact Zone IIl allows for 100
peak hour trips to be generated by a project before a Traffic Impact Study is required. Because
the proposed project is projected to generate less than 100 peak hour trips, a Traffic Impact
Study will not be required.

GENERAL COMMENTS and CONDITIONS

1.

This project shall pay its Traffic Signal Mitigation Impact (TSMI) Fee of $47.12 per ADT,
per the Master Fee Schedule, at the time of building permit. Based on the weekday total
ADT of 226 for the proposed project, the fee would be $10,649.12 payable at the time of
the building permit.

The TSMI fee facilitates project impact mitigation to the City of Fresno Traffic Signal
infrastructure so that costs are applied to each new project/building based on the
generated ADT. The TSMI fee is credited against traffic signal installation/modifications
and/or Intelligent Transportation System (ITS) improvements (constructed at their ultimate
location) that plan to build out the 2035 General Plan circulation element and are included
in the Nexus Study for the TSMI fee. The TSMI fee is regularly updated as new traffic
signals are added, new grant funds offset developer improvement costs, and/or
construction costs increase/decrease. If the project is conditioned with traffic signal
improvements in excess of their TSMI fee amount, the applicant may apply for fee credits
(security/bonding and/or developer agreement required) and/or reimbursement for work in
excess of their fee as long as the infrastructure is in place at the ultimate location. The
applicant should work with the Public Works Department and identify, with a Professional
Engineers estimate, the costs associated with the improvements prior to paying the TSMI
fee to determine any applicable fee credits and/or reimbursements.

For project specific impacts that are not consistent with the 2035 General Plan, Public
Works Standards, and/or